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A VMT analysis is required to satisfy the California Environmental Quality Act (CEQA) guidelines 
that utilize VMT as the measure of mobility effectiveness for determining transportation impacts. The 
California Governor's Office of Planning and Research (OPR) Technical Advisory developed 
guidance on implementing Senate Bill 743 (SB 743) that shifts the transportation impact measure of 
effectiveness from Level of Service (LOS) to VMT. 


c&o УПАК ТИЛИ 


The proposed project is а 27-lot residential subdivision. The vacant project site is located at 501 
Ocean Bluff Way in Encinitas, California. Project access is from two intersections on Ocean Bluff 
Way. 


The regional location of the project is shown in Figure 1. A site plan is shown in Figure 2. 


Ара Ашак. Ve s 


Project traffic generation was calculated using the San Diego Association of Governments 
(SANDAG) trip rates from the Brief Guide of Vehicular Traffic Generation Rates for the San Diego 
Region, April 2002. The project trip generation is calculated at 270 ADT, 21 AM peak hour trips (6 
inbound and 15 outbound), and 27 PM peak hour trips (19 inbound and 8 outbound) as shown in 
Table 1. 


жестове Юе ФФ Кож 

Ргороѕеа АМ РМ 

Land Use Rate Size & Units ADT Rate Split IN OUT Rate Split IN OUT 
Single Family Homes 10 /DU 27 DU 270 8% 0.3 0.7 6 15 10% 0.7 03 19 8 

Source: SANDAG Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region, April 2002. 


DU - Dwelling Units; ADT-Average Daily Traffic; Split-percent inbound and outbound. 
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A VMT analysis is required to satisfy CEQA guidelines that utilize VMT as the measure of 
effectiveness for determining transportation impacts. The California OPR Technical Advisory 
developed guidance on implementing Senate Bill 743 (SB 743) that shifts the transportation impact 
measure of effectiveness from LOS to VMT. 


The OPR Transportation Technical Advisory on Evaluating Transportation Impacts in CEQA, 
December 2018 states on page 8 “Аз noted above, lead agencies have the discretion to set or apply 
their own thresholds of significance". Excerpts from the OPR Technical Advisory are included in 
Appendix A. 


The project was deemed submitted by City staff on 10/12/2023, which was prior to the City Council 
passing the current City of Encinitas SB 743 VMT Analysis Guidelines (“УМТ Guidelines") on 
11/8/2023. A copy of the letter is included in Appendix B. 


Because this VMT analysis was completed prior to the adoption of the City VMT Guidelines, City of 
Encinitas Engineering Staff requested the VMT analysis to be based on the local San Diego Institute 
of Transportation Engineers (ITE) “Guidelines for Traffic Impact Studies in the San Diego Region", 
May 2019. The 2019 San Diego ITE guidelines state that projects with less than 1,000 Average Daily 
Traffic (ADT) that are consistent with the zoning are presumed to have less than significant VMT 
impacts. Excerpts from the ITE VMT Guidelines are included in Appendix C. 


The project with a calculated trip generation of 270 ADT is less than the ITE threshold of 1,000 ADT; 
therefore, according to the San Diego ITE Guidelines, the project is presumed to have a less-than- 
significant VMT traffic impact and VMT mitigation measures are not recommended. 
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A VMT analysis is required to satisfy the CEQA guidelines that utilize VMT as the measure of 
mobility effectiveness for determining transportation impacts. The California Governor’s Office of 
Planning and Research (OPR) Technical Advisory developed guidance on implementing Senate Bill 
743 (SB 743) that shifts the transportation impact measure of effectiveness from LOS to VMT. The 
OPR Transportation Technical Advisory on Evaluating Transportation Impacts in CEQA, December 
2018 states on page 8 “As noted above, lead agencies have the discretion to set or apply their own 
thresholds of significance". 


The project was deemed submitted by City staff on 10/12/2023, which was prior to the City Council 
passing the current City of Encinitas VMT Guidelines on 11/8/2023. 


Because this VMT analysis was completed prior to the adoption of the City VMT Guidelines, City of 
Encinitas Engineering Staff requested the VMT analysis to be based on the local San Diego Institute 
of Transportation Engineers (ITE) “Guidelines for Traffic Impact Studies in the San Diego Region", 
May 2019. The 2019 San Diego ITE guidelines state that projects with less than 1,000 Average Daily 
Traffic (ADT) that are consistent with the zoning are presumed to have less than significant VMT 
impacts. 


Project traffic generation was calculated using SANDAG trip rates from the Brief Guide of Vehicular 
Traffic Generation Rates for the San Diego Region, April 2002. The project trip generation is 
calculated at 270 ADT. 


The project with a calculated trip generation of 270 ADT is less than the ITE threshold of 1,000 ADT; 
therefore, according to the San Diego ITE Guidelines, the project is presumed to have a less-than- 
significant VMT traffic impact and VMT mitigation measures are not recommended. 
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December 2018 


D. General Principles to Guide Consideration of VMT 


SB 743 directs OPR to establish specific "criteria for determining the significance of transportation 
impacts of projects[.]" (Pub. Resources Code, § 21099, subd. (b)(1).) In establishing this criterion, OPR 
was guided by the general principles contained within CEQA, the CEQA Guidelines, and applicable case 
law. 


To assist in the determination of significance, many lead agencies rely on "thresholds of significance." 
The CEQA Guidelines define a "threshold of significance" to mean "an identifiable quantitative, 
qualitative’? or performance level of a particular environmental effect, non-compliance with which 
means the effect will normally be determined to be significant by the agency and compliance with 
which means the effect normally will be determined to be less than significant.” (CEQA Guidelines, 5 
15064.7, subd. (a) (emphasis added).) Lead agencies have discretion to develop and adopt their own, or 
rely on thresholds recommended by other agencies, "provided the decision of the lead agency to adopt 
such thresholds is supported by substantial evidence." (Id. at subd. (c); Save Cuyama Valley v. County of 
Santa Barbara (2013) 213 Cal.App.4th 1059, 1068.) Substantial evidence means "enough relevant 
information and reasonable inferences from this information that a fair argument can be made to 
support a conclusion, even though other conclusions might also be reached." (Id. at § 15384 (emphasis 
added); Protect the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th 1099, 
1108-1109.) 


Additionally, the analysis leading to the determination of significance need not be perfect. The CEQA 
Guidelines describe the standard for adequacy of environmental analyses: 


An EIR should be prepared with a sufficient degree of analysis to provide decision makers 
with information which enables them to make a decision which intelligently takes 
account of environmental consequences. An evaluation of the environmental effects of 
a proposed project need not be exhaustive, but the sufficiency of an EIR is to be reviewed 
in the light of what is reasonably feasible. Disagreement among experts does not make 
an EIR inadequate, but the EIR should summarize the main points of disagreement among 
the experts. The courts have looked not for perfection but for adequacy, completeness, 
and a good faith effort at full disclosure. 


(CEQA Guidelines, 8 15151 (emphasis added).) 


These general principles guide OPR's recommendations regarding thresholds of significance for VMT set 
forth below. 


? Generally, qualitative analyses should only be conducted when methods do not exist for undertaking a 
quantitative analysis. 
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Е; Recommendations Regarding Significance Thresholds 


(Center for Biological Diversity v. California Dept. of Fish & Wildlife (2015) 62 Cal.4th 204, 218-223 [lead 
agency had discretion to use compliance with AB 32's emissions goals as a significance threshold]; Save 
Cuyama Valley v. County of Santa Barbara (2013) 213 Cal.App.4th at p. 1068.) However, Section 21099 
of the Public Resources Code states that the criteria for determining the significance of transportation 
impacts must promote: (1) reduction of greenhouse gas emissions; (2) development of multimodal 
transportation networks; and (3) a diversity of land uses. It further directed OPR to prepare and develop 
criteria for determining significance. (Pub. Resources Code, § 21099, subd. (b)(1).) This section provides 
OPR's suggested thresholds, as well as considerations for lead agencies that choose to adopt their own 


The VMT metric can support the three statutory goals: "the reduction of greenhouse gas emissions, the 
development of multimodal transportation networks, and a diversity of land uses." (Pub. Resources 
Code, § 21099, subd. (b)(1), emphasis added.) However, in order for it to promote and support all three, 
lead agencies should select a significance threshold that aligns with state law on all three. State law 
concerning the development of multimodal transportation networks and diversity of land uses requires 
planning for and prioritizing increases in complete streets and infill development, but does not mandate 
a particular depth of implementation that could translate into a particular threshold of significance. 
Meanwhile, the State has clear quantitative targets for GHG emissions reduction set forth in law and 
based on scientific consensus, and the depth of VMT reduction needed to achieve those targets has 
been quantified. Tying VMT thresholds to GHG reduction also supports the two other statutory goals. 
Therefore, to ensure adequate analysis of transportation impacts, OPR recommends using quantitative 
VMT thresholds linked to GHG reduction targets when methods exist to do so. 


Various legislative mandates and state policies establish quantitative greenhouse gas emissions 
reduction targets. For example: 


e Assembly Bill 32 (2006) requires statewide GHG emissions reductions to 1990 levels by 2020 and 
continued reductions beyond 2020. 


e Senate Bill 32 (2016) requires at least a 40 percent reduction in GHG emissions from 1990 levels 
by 2030. 


e Pursuant to Senate Bill 375 (2008), the California Air Resources Board GHG emissions reduction 
targets for metropolitan planning organizations (MPOs) to achieve based on land use patterns 
and transportation systems specified in Regional Transportation Plans and Sustainable 
Community Strategies (RTP/SCS). Current targets for the State's largest MPOs call for a 19 
percent reduction in GHG emissions from cars and light trucks from 2005 emissions levels by 
2035. 


e Executive Order B-30-15 (2015) sets a GHG emissions reduction target of 40 percent below 1990 
levels by 2030. 
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City of Encinitas 
Development Services Department 
505 S. Vulcan Avenue, Encinitas, California 92024-3633 


October 12, 2023 VIA EMAIL 


501 Ocean Bluff, LLC. c/o Kevin Dunn 
5315 Avenida Encinas, Suite 200 
Carlsbad, CA 92008 


SERVICE REQUEST 
PLAN CASE NO. SRVRQST-006448-2023 


Dear Mr. Dunn: 


The Development Services Department (Department) has reviewed your Preliminary Application 
submitted on August 14, 2023, to determine whether it contains all of the information required by 
Government Code section 65941.1 and is providing you with the attached response. 


PROJECT DESCRIPTION 


Below is the project description that staff has generated from the information provided in the 
application package. Please review this project description and verify with staff that the project 
description is correct: 


The project is a Tentative Map, Design Review, Use Permit Modification, and 
Coastal Development Permit to allow for the development of 27 single-family 
residences. 


The project site is located at 501 Ocean Bluff Way in the Community of Old Encinitas. 
The site is subject to the RR-2 and R-3 General Plan Land Use Designation and 
Zoning designations. The site is currently not developed. Access would be provided 
by Ocean Bluff Way. 


The Preliminary Application provided all required information and is therefore "deemed submitted" 
as of August 14, 2023, pursuant to California Government Code Section 65941.1. The table below 
identifies the information required and where staff found the information. 


Government Code Section Complete Notes 
Y or N 
65941.1 (a)An applicant for a Y See notes below. 


housing development project, as 
defined in paragraph (2) of 
subdivision (h) of Section 65589.5, 
shall be deemed to have submitted 
a preliminary application upon 
providing all of the following 
information about the proposed 
project to the city, county, or city and 
county from which approval for the 


Tel: (760) 633-2710; Fax; (760) 633-2818 
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project is being sought and upon 
payment of the permit processing 
fee: 


United States Fish and Wildlife 


(1) The specific location, including Y An abbreviated legal description provided 

parcel numbers, a legal description, on Civil Sheet 1 of 10. Full legal description 

and site address, if applicable. provided on the Grant Deed. Parcel 
Numbers and site addresses are provided 
on the Planning Application and plans. 

(2) The existing uses on the project Y Existing Use is called out within Density 

site and identification of major Bonus Report and on the Title Sheet of the 

physical alterations to the property architectural plans. Physical Alterations are 

on which the project is to be located. shown in plan set via Site Plans, Grading 
Plans, Elevations, Floor Plans, and 
Landscape Plans. 

(3) A site plan showing the location Y Plans provide site plan, floor plans, 

on the property, elevations showing elevations, and colors and materials sheet 

design, color, and material, and the showing design, color, material, massing, 

massing, height, and approximate height and approximate square footage of 

square footage, of each building that each building. 

is to be occupied. 

(4)The proposed land uses by Y The proposed uses, number of units, and 

number of units and square feet of residential square feet are provided on the 

residential апа nonresidential Title Sheet of the Architectural Plans. 

development using the categories in 

the applicable zoning ordinance. 

(5) The proposed number of parking Y Proposed number of parking spaces found 

spaces. on Sheet 7 of the Civil Plans. 

(6) Any proposed point sources of Y The single-family residential subdivision 

air or water pollutants. does not include point sources of air and 
water pollution (Phase | and Phase II ESA, 
Hillman Consulting, October 3, 2023). 

(7) Any species of special concern Y Flora: 

known to ocetr on the properly. Diegan coastal sage scrub, coastal sage- 
chaparral transition, southern maritime 
chaparral, wart-stemmed ceanothus and 
ashy spike moss. 
Fauna: 
Gnatcatcher and red-tailed hawk. 

(8) Whether a portion of the 

property is located within any of the 

following: 

(A) A very high fire hazard severity (A) Y (A) Not within a very high fire hazard 

zone, as determined by the severity zone. 

Department of Forestry and Fire 

Protection pursuant to Section 

51178. 

(B) Wetlands, as defined in the (B) Y (B) None. 
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Service Manual, Part 660 FW 2 
(June 21, 1993). 


(C) A hazardous waste site that is (C) Not within a hazardous waste site. 
listed pursuant to Section 65962.5 (C) Y 
or a hazardous waste site 
designated by the Department of 
Toxic Substances Control pursuant 
to Section 25356 of the Health and 
Safety Code. 


(D) A special flood hazard area 
subject to inundation by the 1 
percent annual chance flood (100- (D) Y 
year flood) as determined by the 
Federal Emergency Management 
Agency in any official maps 
published by the Federal 
Emergency Management Agency. 


(D) Not within a special flood hazard area. 


(E) A delineated earthquake fault "n" : 
zone as determined by the State (E) Not within a delineated fault zone. 
Geologist in any official maps (E) Y 
published by the State Geologist, 
unless the development complies 
with applicable seismic protection 
building code standards adopted by 
the California Building Standards 
Commission under the California 
Building Standards Law (Part 2.5 
(commencing with Section 18901) 
of Division 13 of the Health and 
Safety Code), and by any local 
building department under Chapter 
12.2 (commencing with Section 
8875) of Division 1 of Title 2. 


(F) A stream or other resource that 
may be subject to a streambed 
alteration agreement pursuant to (F) Y 
Chapter 6 (commencing with 
Section 1600) of Division 2 of the 
Fish and Game Code. 


(F) None. 


(9) Any historic or cultural resources Y None known to exist. 
known to exist on the property. 
(10) The number of proposed below Y Provided on Density Bonus Report and 
market rate | units апа their Preliminary Application. 

affordability levels. 
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(11) The number of bonus units and Y Provided on Density Bonus Report and 
any incentives, concessions, Preliminary Application. 

waivers, or parking reductions 
requested pursuant to Section 


65915. 

(12) Whether any approvals under Y Application provided for tentative map to 
the Subdivision Map Act, including, subdivide the property to 27 single-family 
but not limited to, a parcel map, a residential lots. 


tentative map, or a condominium 
map, are being requested. 

(13) The applicant's contact Y Provided on Preliminary Application and 
information and, if the applicant Planning Application. 

does not own the property, consent 
from the property owner to submit 
the application. 

(14) For a housing development Y 
project proposed to be located 
within the coastal zone, whether 
any portion of the property contains 
any of the following: 


(A) Wetlands, as defined in (A) None. 
subdivision (b) of Section 13577 
of Title 14 of the California Code 
of Regulations. 


(B) Environmentally sensitive (B) Currently present per the project's 


habitat areas, as defined in Biological Resources Memo 
Section 30240 of the Public 


Resources Code. 
(C) A tsunami run-up zone. (C) None. 


(D) Use of the site for public access (D) None. 
to or along the coast. 


(15) The number of existing Y None. Vacant site. 
residential units on the project site 
that will be demolished and whether 
each existing unit is occupied or 
unoccupied. 

(16) A site map showing a stream or Y None. 
other resource that may be subject 
to a streambed alteration agreement 
pursuant to Chapter 6 (commencing 
with Section 1600) of Division 2 of 
the Fish and Game Code and an 
aerial site photograph showing 
existing site conditions of 
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environmental site features that 
would be subject to regulations by a 
public agency, including creeks and 
wetlands. 


(17) The location of any recorded 
public easement, such as 
easements for storm drains, water 
lines, and other public rights of way. 


Provided on the Civil Sheets. 


If you have any questions regarding this letter or any other aspects of your project or the process, 
please contact me at (760) 633-2692 or via email at edanna@encinitasca.gov. 


Sincerely, 


oom Danna 


ESTEBAN DANNA, Planning Project Manager 


Development Services Division 
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May 2019 
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4.0 INDIVIDUAL LAND DEVELOPMENT PROJECTS AND SPECIFIC PLANS 


The recommended methodology for conducting a VMT analysis is based on guidance prepared by the 
California Governor's Office of Planning and Research (OPR) as provided in the published Technical 
Advisory on Evaluating Transportation Impacts in CEQA. At the time of writing of these guidelines, the 
current version of OPR's technical advisory was dated December 2018. The guidance recommended by 
OPR has been modified to be better suited to local conditions in the San Diego region. These modifications 
are noted in the details described later in this chapter. 


The basic process is to compare a project's estimated VMT/capita or VMT/employee to average values on 
a regional, citywide, or community basis. The target is to achieve a project VMT/capita or VMT/employee 
that is 85% or less of the appropriate average based on suggestions in these guidelines. Note that lead 
agencies have discretion for choosing a VMT metric and threshold. The selection should represent how 
VMT reduction is balanced against other objectives of the lead agency and be supported by substantial 
evidence. 


The methodology for determining VMT/capita or VMT/employee is related to the project's expected daily 
trip generation. The process for determining appropriate methodology to be used for conducting a VMT 
analysis for individual land development projects and specific plans is summarized in Figure 4-1. 


The remainder of this section of the guidelines is divided into individual components that describe different 
aspects of the methodology. Other methodologies for VMT analysis could be considered at the discretion of 
the lead agency. However, it is recommended that any VMT methodologies within a particular analysis use 
consistent methodologies and that VMT analysis consider the differences between trip-based VMT analysis 
methodologies and tour-based VMT methodologies, as described in OPR's technical advisory. 


MINIMUM PROJECT SIZE 


It is recommended that lead agencies determine a minimum project size, below which VMT impacts are 
presumed to be less than significant. Two alternative approaches for determining minimum project size are 
described below. 


Alternative 1 - Minimum Project Size Based on Previous TIS Guidelines 


Under this alternative, projects would be subjected to different levels of VMT analysis, depending on the 
size of the project and whether the project is consistent with the local jurisdiction's General Plan or 
Community Plan. Projects that are consistent with the General Plan or Community Plan are also 
considered to be consistent with the Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS). 


The determination of minimum project size for VMT analysis described below differs from the statewide 
guidance provided by OPR. It is based on regional standards for transportation analyses that were 
documented in the Guidelines for Traffic Impact Studies in the San Diego Region (ITE/SANTEC, 2000) and 
have been in use for over 19 years. 


The following level of VMT analysis is recommended based on project size (expressed in terms of Average 
Daily Trips generated by the project; also known as ADT) and zoning: 
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Figure 4-1 
VMT Analysis for Individual Land Development Projects! 


Daily Project Trips VMT Analysis Methodology Level of Significance and Mitigations 


0 - Minimum VMT Threshold? Less than Significant Impact 


Below Threshold Less than Significant Impact 


Use SANDAG VMT 


Minimum VMT Threshold? - 2400 ADT я 
Calculation Tool 


Exceeds Threshold Mitigate to Below Threshold? 


Run SANDAG 


22400 ADT model with and 
without Project зз ЕЛ 


Significant 


Significant 
Impact 


Impact 


Footnotes: 
1. VMT impacts presumed to be less than significant for certain local-serving retail projects, affordable housing projects, and projects within 
transiop Gexitvareas, мед кок Page 14 of 15 


2. Minimum VMT threshold to be determined by lead agency. 


Projects Inconsistent with General Plan or Community Plan 


ADT Level of Analysis 
0 – 500 VMT Analysis Not Needed/VMT Impacts Presumed Less Than Significant 
500 and Greater VMT Analysis Recommended 


Projects Consistent with General Plan or Community Plan 


ADT Level of Analysis 
0 - 1,000 VMT Analysis Not Needed/VMT Impacts Presumed Less Than Significant 


1,000 and Greater VMT Analysis Recommended 


The advantage of this alternative for determining minimum project size is that it is based on the engineering 
judgment of professionals who are experts in determining the effect of projects on the transportation 
System. It has been used successfully for over 19 years in the San Diego region and has received wide 
acceptance from the transportation profession, decision makers, and the public. Transportation engineers 
and planners who support this alternative for determining minimum project size consider it to be equally 
valid for the current LOS-based transportation analyses as well as the new VMT-based analyses taking 
effect on July 1, 2020. 


Alternative 2 - Minimum Project Size Based on Statewide Guidance 


Under this alternative, the minimum project size for VMT analysis would be based on statewide guidance 
provided by OPR. In OPR's technical advisory, the minimum project size is based a categorical exemption 
in CEQA that allows expansion of existing structures under certain circumstances. On page 12 of the 
December 2018 technical advisory, footnote 19, the following language describes the situation: “CEQA 
provides a categorical exemption for existing facilities, including additions to existing structures of up to 
10,000 square feet, so long as the project is in an area where public infrastructure is available to allow for 
maximum planned development and the project is not in an environmentally sensitive area. [CEQA 
Guidelines, $ 15301, subd. (e)(2).]" 


OPR uses a general office building as the appropriate project type for the determination of minimum project 
size based on the exemption described above. Typical ITE trip generation rates are then applied to a 
10,000 square-foot general office building which yields a minimum project size based on 110 daily trips. 


If this alternative is used in the San Diego region, it is recommended that the use of regional or local trip 
generation rates be considered in addition to the typical trip generation rate used by OPR. For example, 
using the SANDAG trip generation manual (Brief Guide of Vehicular Traffic Generation Rates for the San 
Diego Region, April 2002), a standard commercial office would generate 20 daily trips per 1,000 square 
feet. Therefore, a 10,000 square-foot office would be expected to generate 200 daily trips and projects that 
generate less than 200 daily trips would not require a VMT analysis and would be presumed to have less 
than significant VMT impacts. 


One advantage of this alternative is that it is based on statewide guidance with a reference to CEQA 
provisions. A second advantage is that it was developed in consideration of VMT as the performance 
measure for the determination of the transportation impacts of land development projects. 
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